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A  REVIEW  OF  RELOCATION  IN  METROPOLITAN  TORONTO 


INTRODUCTION 


The  Work  Program  for  the  Urban  Renewal  Study  indicated  that  a  series  of  analyses 
reviewing  the  experience  in  urban  renewal  and  related  activities  would  be  under¬ 
taken.  The  general  objectives  of  these  analyses  are  1)  to  assist  in  the  development 
of  a  basic  policy  statement  on  the  functions  and  objectives  of  renewal,  2)  to  assist 
in  determining  the  types  of  renewal  actions  to  be  undertaken  and  3)  to  assist  in 
ascertaining  the  scope  and  rate  of  renewal.  This  report  presents  the  findings  of 
a  study  of  relocation  in  Metropolitan  Toronto  directed  towards  these  objectives. 


As  noted  in  a  previous  report,  direct  public  involvement  in  urban  renewal  has  con¬ 
sisted  primarily  of  redevelopment  activities  for  publicly-owned  housing  sites*. 

Any  analysis,  therefore,  of  the  relocation  experience  in  Metropolitan  Toronto  is 
limited  to  such  projects,  all  of  which  have  been  located  within  the  City  of  Toronto. 


This  review  of  relocation  experience  is  a  background  document  which  attempts  to 
describe  and  evaluate  the  policies  and  philosophy  which  have  been  followed  in  under¬ 
taking  relocation  activities.  In  addition,  specific  relocation  problems  which  have 
emerged  are  identified  and  assessed  for  future  policy  and  program  formulation. 


♦Metropolitan  Toronto  Planning  Board,  Urban  Renewal  Study,  Review  of  Publicly- 
Owned  Housing  in  Metropolitan  Toronto ,  December,  1964.  p.  1. 


O' 


*i/V  • 

/.l  V., 


;  K 


>sta;  K- .u  h 


.•.uv 


i; 


A<. ' i  .{ On.  1  .'.i 


j 

i  • : !  •  i 

!v  - 

:j  .  •, :  • 

:  :  j 

)  ft : 

•  •  ;  •///' 

i 

i 

.  :o  .  i 

■  i  *  . 

dr. ‘Vi 

-  •  T 

■  '  :  ■  1 

i  ■ 

:  |  '..Mr' 

•  J  i  -t  *  -• 

' i  i. 

107/  ••'oUi.vi 

to::  •  • 

'•  S 

f  i  ■){*!  ;  ;  { j  ;  “//  ?  .t 

n  ■  •; 

' !  i.i  0 

oio 

■  | 

ijT  j  5 

ii.  v 

C!  T!  n 

i  .«/•■;! 

1  :  /  ’ 

r  ■  ■  ■  •  i  a  a ; ;  . ; 

!  [  j  • , 

j  : 

ooa'H  o'-:  ■; 

t  't 

. .  •  ;  !  t 

<•  1 

j  ■".!  < j ;  |  <  i  j  j 

r( 

'  *  V. 

/  * 

or 

fl'  0 

•  V/i :  ■ 

'  j.  ■ 

»  r 

•  t  j 

'V/orror  io  . 

•;OY.i. 

.•i'o 

>  b;ii.  'id: 

71  Hi 

rt  :  f!<  j 

1!  -in :  97  7; 

7  i 

;  i 

v  i 

■  ■ !  f  •.  I 

J  :  :  1  • 

1*. 

•  t  7 

o  j 

(!>  b/us  n 

dcirob: 

ill.;  • 

)('■  ■  :  :  .  rr:0 

jx-  •  f; . 

/on 0'.i  i 

-7 C/ V.  T 

•  ■  * 

i  | 

< 

!  1 

tim 

fff-f  , )• 

! '  .7 

• 

:i  J 

.1  ii  i 

I 

!• !  !  no ;  i. 

;  'O  O- 

'.l  :< 

IfO  d:;.-7o 

rro-i  ! . 

4  , 

‘■'.If'  ‘ 

• :: 

>  I*.-* 

'"t/i 

[;! 

.1}  l  i 

in  i  n  Hi 

.)07!5 

•  H 

.»•: 

.'Oil 

(i 

>  Jffi  .ivi 

.70  j  hO 

Kuv 

.f  ib  •  !fu  i  \  ■ 

1  ;i  I  foqo'-'t^ 

.•  ■■/.'  /ii  no 

i:;j 

j  .  *7 ' 

)! 

. ' .  •y 

>  i 

Hr  ybj 

fl  7  ■; 

jfOO 

?j].d  i 

inv/eiT-: 

•  M  iWCI'-U  : 

H  fO:T;  • 

o  /!( 

Dvrd  •  H  i  <  1  ■  jt  j 

i;  .  11  O' 

for  ■  f  i 

r. 

;  '  (  r 

i  • 

T  i 

;  .  .<  i 

!  ■ !  ?  ■ 

if  7/ 

a  oil 

V. 

nr  a 

uofl  bor;  an 

••  /  1  .)]  !■: 

ioq 

•t-ii  a-)i)r-;i 

:i  or;  bi 

'j ,  oqo  1  ■ 

>V9bo‘r* 

r  ? 

7  )  1 

fP. 

i  (  {  !  '• 

5.!  -  ! 

£  • 

lino1 

rod 

'  nr 

iti  {ocfi h 

r  ft  i  o  •  r 

rsA 

•Torr/o  j-joili 

■  19 

!  0)tl  h 

.  'Vi i  ij  9 1 

i  ■ 

ri  / 

a  i 

/iron- 

Vf./, 

ojiro 

roT 

it) 

Oi 

0  orb  Odn 

V/  bo.rj; 

■>«>.( 

noo-l 

loirf- 

f 

>  .  a  j  ■ }  •  j  f  ( 

rt 1 

t"'-  :  j 

^  i  • 

f:  > 

■  bo. ! 

ifri.il 

•vi  3 

i  q/rr- 

I#  j  J  f 

.  rf. 

>iri  //  ;qorjfi. 

j'.i •  /. )  *  : 

Li  J 

rg/'o.nr!  a 

no 

f’f 

f 1  ‘ ;  >  /i  o  6 

i  0 

*  {  j 

r 

/  r . 

)  i 1 

a  rrfT 

■  if  b 

C\  *  ;  *. 

■  ( 1  oi  iTOOd  071- 

:rf  doi/i 

\Tf 

;onr  i  .  • 

■'  ::  ;>■ 

oorji  ij 

lit  9ii5! 

LI  L 

t  4 

brii 

;  Odi't: 

o;-v.-b 

■y->rM 

f  ft:’,  i 

fl  ■}/ 

loidorq  rroLlnor !  1 

'  I 

i'il.-VXj,:.  . 

■;  H  ,>b.i 

oi  .  7 

["< 

aoi 

j 

r;oo 

lor  qnjoU;:} 

.£1‘. 

ji  Jji  Ilt.  • 

f.iif.'J'JlOTCf 

I'm' i 

i  f r, 

f  *'.!  ‘Jvij  J  • 

■'.'-dr.-; 

boiii 

1  n 

ob 

i 

or . 

:  iioqr 

OUTt' ' 

-v loH ichfl  io  o j. 

j 


.  vnr l or  .0 i  ' 

.  OHO  .  •i,.-'drrtJ>’)0  * 


•'*  • ;  i  i  • :  if  <  <v !  no  ,'i  i«  ><"■  >"■  .  o 


■  io  •  riociO'O'.;  *•/:  n  I  uol  i  b-^rsv/^ 11 


-  2  - 


I.  RELOCATION  DEFINED 


Relocation  in  conjunction  with  urban  renewal  has  generally  been  imprecisely 
defined  as  some  form  of  assistance,  advisory  and/or  financial,  for  persons 
and  businesses  displaced  as  a  result  of  urban  renewal,  primarily  clearance, 
activities.  In  terms  of  an  effective  urban  renewal  program,  however,  this 
general  and  rather  vague  description  of  relocation  is  inadequate  for  admin¬ 
istrative  and  financing  purposes.  In  order  to  understand  the  function  of  a 
relocation  program,  the  reasons  for  undertaking  such  a  program  and  the 
scope  of  the  program  should  be  clearly  established;  but  first  it  is  necessary 
to  define  the  meaning  of  the  term  ’ 'relocation"  as  it  has  evolved  within  the  urban 
renewal  context. 

An  understanding  of  the  evolutionary  aspect  of  relocation  is  basic  to  the  accept¬ 
ance  of  the  criteria  for  an  adequate  relocation  operation  presented  below.  The 
concept  of  relocation  which  is  described  herein  has  developed  out  of  past  ex¬ 
perience  in  handling  the  problems  of  displacement  on  this  continent  and  reflects 
an  appreciation  of  the  social,  economic  and  political  aspects  of  governmental 
actions  to  improve  community  life. 


A.  Definition 

A  relocation  program  is  basically  a  government  operated  activity  designed  to 
assist  in  providing  satisfactory  alternative  accommodation  for  those  persons 
and  businesses  displaced  as  a  result  of  public  urban  renewal  action.  The  assist¬ 
ance  should  include:  advisory  services  informing  those  displaced  of  the  program, 
of  its  impact  upon  them,  and  of  their  rights  and  responsibilities;  referral  ser¬ 
vices  for  alternative  accommodation  and,  if  required,  for  social  welfare  or 
other  services;  and  relocation  payments  to  cover  the  cost  of  moving  or  other 
expenses  if  appropriate.  Satisfactory  alternative  accommodation  means  ac¬ 
commodation  which  meets  all  reasonable  requirements  of  those  displaced, 
which  does  not  violate  any  by-law,  and  in  the  case  of  residential  accommodation, 
is  within  the  economic  means  of  the  persons  displaced. 

To  ensure  the  successful  implementation  of  a  relocation  program,  it  is  necessary 
at  the  outset  to  establish  policies  on  organization  and  responsibilities.  Adminis¬ 
tratively  this  requires  the  determination  of  the  agency  responsible  for  the  reloca¬ 
tion  program,  the  number  and  qualifications  of  the  staff  required,  and  basic 
policies  and  procedures  with  respect  to  the  informational  service  to  be  provided, 
the  extent  of  the  referrals,  and  the  accessibility  and  availability  of  the  service. 
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Relocation  program  requirements  should  comprise  the  following: 

(1)  A  rehousing  schedule  based  on: 

(a)  an  estimate  of  vacancies  to  become  available  in  existing  private  and 
public  housing; 

(b)  an  estimate  of  the  availability  of  new  housing. 

These  estimates  must  be  related  to  the  income  and  family  size  of  those 
to  be  displaced,  and  subject  to  further  consideration  of  accessibility  to 
places  of  employment  and  other  amenities; 

(2)  A  definition  of  housing  standards  to  be  adopted  as  well  as  a  program  of 
inspection  for  relocation  units  to  assure  that  these  units  are  not  sub¬ 
standard; 

(3)  An  adequate  program  for  the  relocation  of  business  firms; 

(4)  A  clearly  defined  policy  on  the  payment  of  moving  expenses  and  other 
relocation  payments; 

(5)  An  adequate  follow-up  system  on  relocated  persons  and  businesses  for 
evaluation  purposes; 

(6)  An  adequate  reporting  system  providing  accurate  information  for  evalua¬ 
tion  purposes. 

B.  Relation  to  Urban  Renewal 

In  an  attempt  to  maintain  and  promote  a  physical  environment  which  can  ensure 
the  opportunity  for  the  optimum  development  of  human  resources ,  an  urban 
renewal  program  establishes  acceptable  criteria  and  undertakes  measures  to: 

(1)  Conserve  that  which  is  sound  and  viable  in  the  community  in  terms  of 
present  day  needs  as  well  as  that  which  has  historical  merit; 

(2)  Eliminate  that  which  contributes  to  the  deterioration  of  areas; 

(3)  Replace,  directly  or  indirectly,  that  which  is  obsolete. 
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The  significance  of  relocation  in  terms  of  these  broad  measures  is  twofold. 
Relocation  was  initially  and  is  still  primarily  a  means  of  handling  the  problem 
of  displacement  of  persons  and  businesses  resulting  from  urban  renewal  activities 
such  as  clearance  of  obsolete  areas,  clearance  for  the  provision  of  public  facilities, 
and  code  enforcement  to  reduce  and  eliminate  over-crowded  and  inadequate  condi¬ 
tions  . 

Secondary  to  the  problem  of  displacement,  but  just  as  important,  relocation  is 
also  a  preventive  measure.  Through  the  process  of  ensuring  that  adequate 
accommodation  is  made  available  to  those  persons  and  businesses  displaced,  a 
relocation  program  will  tend  to  improve  the  standard  of  housing  as  well  as 
check  the  deterioration  of  receiving  areas  which  are  potentially  subject  to  over¬ 
crowded  conditions. 


C.  Execution 

Although  the  justification  for  some  form  of  relocation  assistance  in  connection 
with  urban  renewal  programs  is  apparent,  the  location  of  the  responsibility  for 
undertaking  a  relocation  program  and  the  extent  of  this  responsibility  is  often 
questioned  Because  of  the  comprehensive  nature  of  urban  renewal,  the  initiation, 
direction,  and,  in  certain  instances,  the  actual  participation  in  urban  renewal 
activities  has  been  accepted  as  a  public  duty.  Accordingly,  this  public  respon¬ 
sibility  should,  under  defined  conditions,  extend  to  or  include  a  program  for 
relocating  those  persons  and  businesses  displaced  as  a  result  of  urban  renewal 
activities  on  the  basis  that  these  persons  and  businesses  are  not  displaced  by 
any  action  of  their  own,  but  by  direct  public  actions.  This  basis  is  still  applicable 
in  cases  where  those  persons  and  businesses  may  have  wanted  to  move  or  were 
temporarily  accommodated. 

The  justification  for  public  relocation  programs  to  include  cases  of  by-law 
contraventions  has  also  been  questioned.  However,  in  spite  of  the  illegality 
of  the  precipitating  situation  and  the  recognition  that  public  responsibility  has 
not  traditionally  extended  further  than  enforcement  of  the  by-law ,  the  overall 
objectives  of  urban  renewal,  i.e.  ,  to  improve  urban  areas,  particularly  housing 
conditions,  dictates  that  even  in  these  cases  a  public  relocation  program  is 
desirable. 
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II.  LEGISLATIVE  BACKGROUND 


Relocation  as  a  recognized  activity  of  government  has  emerged  following  the 
development  of  the  urban  renewal  concept  here  in  Canada.  The  role  of  the 
Federal  and  Provincial  Governments  in  initiating  and  providing  financial  assist¬ 
ance  to  housing,  slum  clearance  and  renewal,  and  the  degree  of  their  emphasis 
upon  relocation  as  a  requirement  for  assistance  has  to  be  understood  prior  to 
an  appraisal  of  relocation  policies  and  procedures  at  the  local  level  in  Toronto. 


A.  Federal 

The  development  of  legislative  requirements  for  a  relocation  program  has  been 
relatively  recent  and  limited  with  respect  to  specific  legislative  references. 

At  the  present  time,  relocation  requirements  are  found  only  under  the  urban 
renewal  provisions  of  the  National  Housing  Act  and  are  specifically  related  to 
clearance.  The  development  of  this  position  can  be  followed  by  reviewing  the 
various  amendments  made  to  date  under  this  section  of  the  Act. 

The  relocation  requirements  under  the  urban  renewal  provisions  of  the  National 
Housing  Act  were  initially  non-existent.  Section  12  of  the  1944  Act  provided 
grants  assisting  in  defraying  urban  renewal  costs.  No  reference  was  made 
to  a  relocation  program,  either  as  a  requirement  as  part  of  slum  clearance  or 
related  activities  in  connection  with  housing  projects,  or  as  a  condition  for 
receipt  of  a  grant  to  assist  with  such  programs. 

The  1952-53  amendment  to  the  same  section  of  the  National  Housing  Act  made 
oblique  reference  to  the  persons  displaced  by  clearance.  Section  12  (2)  (b) 
specified  that  the  agreement  providing  for  the  payment  of  a  grant  assisting  in 
redevelopment  activities  should  provide  "that  the  municipality  will  sell  the  area, 
or  some  other  area  of  a  size  sufficient  to  house  at  least  the  same  number  of 
persons  as  are  living  in  the  area  to  be  cleared"  to  a  limited  dividend  housing 
company  or  life  insurance  company  for  rental  housing  under  Sections  9  or  11, 
or  to  the  Federal-Provincial  partnership  for  Section  35  housing  projects.  In 
addition,  Section  12  (3)  (c)  of  the  same  amendment  made  the  grant  conditional 
to  the  provision  that  "the  cleared  area,  or  some  other  area  of  a  size  sufficient 
to  house  at  least  the  same  number  of  persons  as  were  living  in  the  cleared  area" 
is  provided. 
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The  significance  of  both  the  requirement  and  the  condition  stated  above  is  that 
the  emphasis  is  placed  on  the  provision  of  housing  comparable  to  the  amount 
cleared  and  not  on  the  persons  directly  displaced  from  clearance.  With  the 
adoption  of  the  1956  amendment  to  the  National  Housing  Act  of  1954,  reference 
to  relocation  became  more  specific.  Federal  contributions  to  municipalities 
for  urban  redevelopment  activities  were  based  upon  the  condition  that: 

"the  families  to  be  dispossessed  by  the  acquisition  and  clearance 
of  the  area  are  offered  at  the  time  of  their  dispossession  housing 
accommodation  in  a  housing  project  constructed  under  Section  16, 

19,  or  36,  at  rentals  that,  in  the  opinion  of  the  municipality  and  the 
Minister ,  are  fair  and  reasonable ,  having  regard  to  the  family 
incomes  of  families  to  be  dispossessed  except  where  the  municipality 
can  establish  to  the  satisfaction  of  the  Minister  that  decent,  safe 
and  sanitary  housing  accommodation  is  available  to  the  families  to 
be  dispossessed  at  rentals  that,  in  the  opinion  of  the  Minister  and 
the  municipality,  are  fair  and  reasonable,  having  regard  to  the 
family  incomes  of  the  families  to  be  dispossessed.  " 

This  condition,  in  a  sense,  was  an  advancement  in  that  the  problem  of  dis¬ 
placement  was  officially  recognized  and  the  relocation  needs  of  those  dis¬ 
placed  was  acknowledged.  However ,  with  this  legislative  amendment  there 
emerged  several  administrative  problems.  First,  no  indication  was  given 
as  to  whether  the  federal  contribution  would  include  the  cost  of  meeting  this 
particular  condition.  In  effect,  the  absence  of  providing  any  direct  financial 
incentive  would,  on  the  one  hand,  inhibit  the  municipality's  acceptance  of  the 
condition  and,  on  the  other  hand,  restrict  the  Federal  Government’s  enforce¬ 
ment  of  the  condition. 

Second,  the  qualifications  concerning  alternative  housing  accommodation  did 
not  take  into  account  the  housing  market  conditions  of  the  time.  The  scarcity 
of  Section  16,  19,  or  36  housing  projects  automatically  limited  the  potential 
for  this  type  of  alternative  housing.  In  addition,  the  determination  of  available 
"decent,  safe  and  sanitary"  housing  accommodation  was  difficult  to  establish 
without  either  the  existence  or  the  enforcement  of  a  maintenance  and  occupancy 
standards  by-law. 

Third,  the  interpretation  of  this  condition  was  subject  to  a  certain  amount  of 
administrative  discretion.  For  example,  what  constitutes  a  "fair  and  reason¬ 
able"  rental,  having  regard  to  the  family  incomes,  and  what  constitutes  an 
offer  for  alternative  accommodation  ? 
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The  increasing  recognition  of  the  need  for  a  relocation  program  in  conjunction 
with  urban  renewal  activities  is  reflected  in  the  1964  amendments  to  the  National 
Housing  Act.  Not  only  is  an  urban  renewal  scheme  defined  in  Section  23,  but 
specific  reference  is  made  as  to  what  such  a  scheme  should  include.  In  connection 
with  relocation,  the  urban  renewal  scheme  should  include  apian  "for  making 
available  to  persons  dispossessed  of  housing  accommodation  by  ...  acquisition 
or  clearance,  decent,  safe  and  sanitary  housing  accommodation  at  rentals  that, 
in  the  opinion  of  the  Corporation  are  fair  and  reasonable  having  regard  to  the 
incomes  of  the  persons  to  be  dispossessed". 

Unlike  the  1956  amendment,  the  recent  amendment  also  states: 

"Where  an  urban  renewal  scheme  has  been  approved  by  the  province  in 
which  the  scheme  is  to  be  carried  out  and  is  acceptable  to  the  Corpora¬ 
tion,  the  Corporation  may,  with  the  approval  of  the  Governor  in  Council, 
enter  into  an  agreement  with  that  province  or  with  the  municipality  in 
which  the  scheme  is  to  be  carried  out  providing  for  the  payment  of 
contributions  equal  to  one-half  of  the  actual  cost,  as  determined  by  the 
Corporation,  of  . . .  employing  persons 

(i)  in  connection  with  the  acquisition  and  clearance  of  land  in  the 
urban  renewal  area, 

(ii)  to  assist  owners  of  property  affected  by  the  urban  renewal  scheme 
to  adjust  to  the  implementation  of  the  scheme,  and 

(iii)  to  assist  the  relocation  of  persons  dispossessed  of  housing 
accommodation  by  the  implementation  of  the  urban  renewal 
scheme". 

Because  the  legislation  is  permissive,  implementation  of  its  provisions  will 
depend  largely  on  policy.  The  section  has  not  been  in  effect  long 
enough  to  determine  how  it  will  work  in  practice;  however,  as  regards  re¬ 
location  the  provisions  would  appear  to  be  unduly  restrictive. 

Whether  it  permits  federal  assistance  toward  payment  of  moving  expenses  may  be 
doubtful,  although  this  could  be  cured  by  interpretation,  and  it  appears  from 
experience  in  Alexandra  Park*  that  the  corporation  is  prepared  to  include  this  as 
an  allowable  expense.  However,  no  provision  is  made  for  relocation  expenses 
in  connection  with  the  alleviation  of  over-crowding  where  no  acquisition  or 
clearance  is  involved  and,  in  addition,  there  is  no  provision  in  the  Act  for 
relocation  expenses  incurred  in  connection  with  other  than  residential  uses. 


* 

Discussed  later  in  this  report. 
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B.  Provincial 

Unlike  the  Federal  Legislation,  pertaining  to  urban  renewal,  Provincial  Legislation 
makes  no  specific  reference  to  relocation  programs  under  the  redevelopment 
provisions  of  the  Planning  Act.  This  can  be  attributed  to  the  development  of 
Provincial  participation  in  redevelopment  as  such. 

It  was  not  until  the  1952  amendment  to  the  Planning  Act  that  the  legislative 
background  providing  specifically  for  redevelopment  was  made.  This  amend¬ 
ment  enabled  municipalities,  with  the  approval  of  the  Minister,  to  initiate 
and  undertake  redevelopment  programs,  but  did  not  commit  the  Province  to 
assist  financially  in  redevelopment  projects.  Although  the  Province  did  not 
specify  the  requirements  to  be  met,  it  could  indirectly  through  Ministerial 
approval  impose  certain  conditions  of  approval.  The  necessity  to  meet  Provin¬ 
cial  requirements  was  strengthened  with  the  policy  announcements  made  in  1958 
and  1959  concerning  the  Province's  intention  to  participate  financially  in  the 
acquisition  and  clearance  aspect  of  redevelopment.  By  1960,  this  policy  was 
given  legislative  reference  in  an  amendment  to  the  Planning  Act  which  states 
that,  "The  Minister,  with  the  approval  of  the  Lieutenant  Governor  in  Council, 
and  a  municipality  may  enter  into  agreement  providing  for  payment  to  the 
municipality  on  such  terms  and  conditions  and  in  such  amounts  as  may  be 
approved  by  the  Lieutenant  Governor  in  Council  to  assist  in  the  redevelopment 
of  a  redevelopment  area  as  defined  in  Section  20".  With  this  amendment,  the 
Province  could  now  specify  in  the  agreement  the  requirements  upon  which  the 
contribution  would  be  made. 

In  terms  of  relocation  programs  in  redevelopment  projects,  the  Province's 
recognition  of  the  need  for  such  programs  was  first  reflected  in  the  publication, 
Urban  Renewal  Notes,  issued  by  The  Community  Planning  Branch,  Department 
of  Planning  and  Development,  in  1958  and  later  reflected  in  the  conditions  of 
the  redevelopment  agreements  with  the  individual  municipalities. 

The  section  covering  relocation  in  Urban  Renewal  Notes  briefly  described 
the  purpose  of  a  relocation  program  and  the  requirements  for  such  a  program 
in  addition  to  suggesting  what  a  relocation  service  may  offer.  Since  the 
publication  was  intended  to  serve  as  a  manual  on  urban  renewal,  it  implicitly 
indicated  the  conditions  upon  which  ministerial  approval  would  be  granted. 

The  redevelopment  agreements  with  the  individual  municipalities  have  con¬ 
sistently  stated  that  in  securing  vacant  possession  of  the  land  it  should  be 
understood  "that  it  would  not  be  the  wish  of  the  Provincial  Minister  that  any 
occupant  of  a  residential  building  be  evicted  prior  to  satisfactory  substitute 
housing  having  been  offered  to  such  occupant  at  a  fair  and  reasonable  rent". 
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Although  this  statement  initially  was  not  made  a  prerequisite  for  financial 
assistance  nor  was  it  supported  in  the  detailing  of  what  was  to  be  included 
as  part  of  the  recognized  costs,  it  did  indicate  the  Province's  early  attempt 
to  introduce  the  concept  of  relocation  programs. 

It  was  not  until  1964  that  the  Provincial  redevelopment  agreements  became 
more  specific  in  their  reference  to  relocation  programs.  Officially  included 
in  recognized  costs  were  "amount  paid  or  costs  incurred  by  the  City  in  the 
relocation  of  persons  dispossessed  by  reason  of  the  implementation  of  the 
Redevelopment  Plan".  On  the  part  of  the  municipality,  the  financial  obstacle 
of  a  relocation  program  was  now  reduced  considerably.  However,  the  detailing 
of  such  a  program,  that  is,  how  relocation  was  to  take  place,  was  not  elaborated 
in  these  agreements.  The  development  of  this  aspect  of  the  relocation  program 
has  been  recognized  and  Provincial  officials  advise  that  in  the  redevelopment 
agreement  being  prepared  for  Alexandra  Park,  one  of  the  requirements  in  the 
agreement  is  that  'Within  six  months  of  the  date  hereof,  the  City  shall  prepare, 
to  the  satisfaction  of  the  Minister,  a  plan  showing  the  methods  to  be  adopted  by 
the  City  in  providing  suitable  alternative  housing  accommodation  at  rentals  they 
can  afford  to  persons  to  be  displaced  by  reason  of  the  acquisition  and  clearance". 

Although  the  Province  clearly  favours  the  establishment  of  relocation  programs 
in  urban  renewal  areas ,  it  is  still  necessary  to  gain  overall  acceptance  for  the 
effective  implementation  of  such  programs.  Whether  this  can  be  achieved 
through  additional  experience  in  urban  renewal  activities  or  whether  it  can  be 
achieved  only  through  specific  requirement  by  law  is  subject  to  further  discussion. 

Both  Federal  and  Provincial  Legislation  now  recognize  that  urban  renewal  is  not 
just  a  residential  clearance  and  redevelopment  process,  but  a  process  embrac¬ 
ing  rehabilitation,  conservation,  code  enforcement  and  the  provision  of  adequate 
community  services  and  facilities.  There  should  also  be  legal  recognition  of 
the  fact  that  a  relocation  program  is  a  necessity  in  conjunction  with  displacement 
due  not  only  to  clearance  but  also  to  other  types  of  renewal  activities ,  and 
should  apply  not  only  to  residential  uses  but  also  to  commercial  and  industrial 


uses. 
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III.  RELOCATION  PROGRAMS  IN  METROPOLITAN  TORONTO 


Public  relocation  experience  to  date  in  Metropolitan  Toronto  has  been  under¬ 
taken  only  in  connection  with  clearance  projects  carried  out  under  the  Section 
23  provisions  of  the  National  Housing  Act  and,  because  of  the  past  orientation 
and  emphasis  of  this  Section,  the  primary  area  of  concern  has  been  residential 
relocation. 

In  Metropolitan  Toronto,  three  clearance  projects,  primarily  for  publicly- 
owned  housing,  have  been  completed,  and  one  urban  renewal  project  is  in 
progress.  The  following  is  a  summary  of  the  relocation  programs  adopted 
for  the  completed  projects,  Regent  Park  North,  Regent  Park  South,  and  Moss 
Park.  In  addition,  the  recent  trends  in  relocation  programs  is  illustrated  by 
a  brief  description  of  the  developments  in  Alexandra  Park. 


A.  Authorization 

In  all  three  completed  projects,  the  authorization  to  undertake  a  relocation 
program  and  the  terms  of  reference  and  policies  for  such  a  program  were, 
in  general,  ultimately  determined  by  the  governments  responsible  for  the 
projects.  Policy  decisions  concerning  relocation  were  based  on  recommenda¬ 
tions  from  committees  comprised  of  officials  responsible  to  the  government  or 
an  agency  thereof. 

The  Housing  Authority  of  Toronto  was  responsible  for  Regent  Park  North.  An 
amendment  to  the  City  of  Toronto  Act,  1947,  enabled  the  City  to  pass  By-Law 
16933  establishing  the  Housing  Authority  of  Toronto.  In  addition,  the  City,  a 
few  months  later,  passed  By-Law  17046  which  gave  the  Authority  the  power 
"to  buy,  acquire,  sell,  convey  or  otherwise  deal  with  the  lands  described  in 
By-Law  No.  16997  of  the  Corporation"  and  "to  settle  and  pay  claims  for 
damages  or  compensation  arising  out  of  or  incidental  to  the  expropriation  of 
lands  described  in  the  said  By-Law  No.  13997  or,  where  necessary  or  advisable, 
to  submit  any  such  claim  to  arbitration  and  pay  any  award  resulting  therefrom, 
together  with  any  costs  or  expenses  incidental  thereto". 

The  sub-committee  responsible  for  the  policies  of  the  Authority  was  called  the 
"Sub-Committee  on  Management  and  Tenant  Selection".  One  of  the  earlier  re¬ 
commendations  of  this  Sub-Committee  was  that  the  general  administration  of 
the  Authority’s  business  should  be  delegated  to  a  Housing  Manager  .  The 


By-Law  No.  16997  was  the  expropriation  by-law  for  Regent  Park  North  passed 
on  July  15 ,  1947. 

** 

Albert  Rose,  Regent  Park:  A  Study  in  Slum  Clearance,  University  of  Toronto 
Press,  1958,  pp.  82-3. 
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Housing  Manager  was  then  responsible  for  the  execution  of  the  Authority's 
policies  and  relocation  was  part  of  this  responsibility. 

Development  for  the  Regent  Park  South  project  was  a  Federal-Provincial 
responsibility  under  Section  36  of  the  National  Housing  Act,  1954,  and  Section 
6  of  the  Housing  Development  Act,  1948.  Although  the  cost  of  acquisition  and 
clearance  was  shared  between  the  City  and  the  Federal  Government  under 
Section  23  of  the  National  Housing  Act,  because  of  the  development  arrangement, 
all  three  governments  were  responsible  for  the  project.  Overall  policies  con¬ 
cerning  the  project  were  based  on  the  recommendations  of  the  Joint  Advisory 
Committee  comprised  of  officials  from  the  City,  the  Province,  and  Central 
Mortgage  and  Housing  Corporation. 

For  purposes  of  recommending  policies,  the  Joint  Advisory  Committee  estab¬ 
lished  three  sub-committees  to  investigate  the  various  problems  related  to 
the  development  of  the  project.  The  policies  regarding  relocation  were  then 
essentially  a  responsibility  of  the  Joint  Advisory  Committee  who  authorized, 
initially,  officials  from  the  Provincial  Government  and  the  City  of  Toronto 
and  later  the  Metropolitan  Toronto  Housing  Authority  to  undert  ake  a  reloca¬ 
tion  program. 

Although  Moss  Park  is  a  municipally  sponsored  limited  dividend  housing  project 
and  the  responsibility  for  the  project  rests  with  the  City  of  Toronto  Limited 
Dividend  Housing  Co.  Ltd.  ,  the  initial  decisions  concerning  land  acquisition 
and  clearance  were  made  by  the  governments  contributing  towards  this  cost.  * 
Officials  representing  Central  Mortgage  and  Housing  Corporation,  the  Province 
and  the  City  were  on  a  Co-Ordinating  Committee  which  determined  policies 
on  matters  such  as  relocation,  which  then  authorized  the  Housing  Authority  of 
Toronto  to  undertake  the  relocation  program. 


B.  Relocation  Policies 

Earlier  policies  on  relocation  were  largely  determined  by  the  basic  decision 
to  rehouse  those  persons  displaced  by  the  project  into  the  project.  Although 
this  basic  decision  reflects  both  the  underlying  thinking  of  the  time  and  the  acute 
housing  shortage  then  prevalent,  it  significantly  limited  the  area  with  which 
relocation  policies  could  be  concerned.  Because  of  this,  relocation  policies 
were  primarily  directed  toward  the  establishment  of  eligibility  requirements 
for  project  housing.  Inasmuch  as  no  specific  policies  for  assistance  were 
formulated,  it  would  appear  that  the  policy  regarding  the  relocation  of  non- 
eligible  persons,  eligible  persons  not  interested  in  project  accommodation, 


Under  Section  22  of  the  Planning  Act,  the  Province  could  now  contribute  towards 
the  cost  of  acquisition  and  clearance,  and  therefore  could  directly  specify  condi¬ 
tions  of  payment. 
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and  non-residential  uses  was  that  they  relocate  themselves.  With  changes  in  the 
National  Housing  Act  and  increases  in  the  supply  of  housing,  relocation  policies 
were  broadened  and,  as  in  the  case  of  Moss  Park,  rehousing  into  the  project 
was  not  an  essential  aspect  of  relocation. 

In  the  case  of  Regent  Park  North,  eligibility  for  rehousing  was  limited,  in  the 
early  stages  of  development,  to  families  listed  on  the  assessment  roll  as 
resident  in  the  area  on  or  before  July  15th,  1947*.  This  policy  included  single 
persons  who  were  clearly  related  to  eligible  families  and  living  with  them  on 
or  before  July  15th,  1947,  but  did  not  include  roomers  and  unrelated  adults. 

In  1952,  this  policy  was  amended  to  include  newly  constituted  families  as  well, 
with  the  requirement  that  the  application  for  rehousing  be  made  by  January  1st, 
1952,  that  the  marriage  had  taken  place  prior  to  that  time,  and  that  one  or  both 
of  the  partners  had  resided  in  the  area  on  or  before  July  15th,  1947.  Because 
of  these  policies ,  the  Housing  Authority  of  Toronto  was  committed  to  rehouse 
all  displaced  eligible  families  without  regard  to  the  incomes  of  these  families. 

The  relocation  policies  for  Regent  Park  South  also  emphasized  rehousing  into 
the  project.  Relocation  of  on  site  residents  was  determined  by  project  eligi¬ 
bility  which  was  based  on  income.  The  policy  adopted  by  the  Joint  Advisory 
Committee  was: 

"that  those  located  on  the  site  as  of  October  15th,  1954  shall  be 
rehoused  if  they  so  wish,  regardless  of  the  recognized  Federal- 
Provincial  minimum  family  income  for  subsidized  rental  housing. 

Those  above  the  recognized  Federal-Provincial  maximum  family 
income  for  subsidized  rental  housing,  as  finally  agreed  upon,  shall 
not  be  rehoused  under  any  circumstances.  In  the  case  of  those 
families  not  located  on  the  site  as  of  October  15,  1954,  the  normal 
Federal-Provincial  minimum  and  maximum  family  income  for  sub- 
sidized  rental  housing  shall  apply.  " 

The  policies  recommended  by  the  Co-Ordinating  Committee  for  Moss  Park 
reflect  the  change  in  emphasis  from  rehousing  into  the  project  to  rehousing 
into  available  housing.  Relocation  services  were  provided  not  for  just  those 
families  eligible  for  rehousing  in  the  project  or  in  a  public  housing  project, 
but  for  any  person,  family  and  even  business  displaced  by  the  project  and  re¬ 
questing  assistance.  Because  this  policy  takes  into  account,  without  qualifi¬ 
cation,  all  persons  affected  by  this  displacement,  it  does  provide  the  first 


Albert  Rose,  op.  cit.  ,  p.77. 


Report  of  the  Joint  Advisory  Committee  on  Regent  Park  South,  January  31, 
1965,  p.  14. 
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step  towards  a  comprehensive  relocation  program. 

The  relocation  policies  discussed  above  were  reflected  in  the  types  of  surveys 
undertaken  for  the  three  projects.  Because  relocation  policies,  particularly  in 
the  earlier  projects,  were  determined  by  rehousing  into  the  project,  the  surveys 
tended  to  be  related  to  specific  problems  of  project  rehousing  rather  than  to 
handling  the  problem  of  displacement  of  all  persons  within  the  project  area. 

This  is  revealed  in  the  following  summary  of  the  surveys  which  were  conducted. 

In  the  first  project,  Regent  Park  North,  an  initial  survey  of  the  Stage  I  develop¬ 
ment  area  was  made  by  the  City  Department  of  Public  Welfare  to  determine  the 
ability  of  prospective  tenants  to  pay.  Two  years  later,  a  second  survey,  cover¬ 
ing  a  small  portion  of  the  Area,  was  undertaken  to  determine  the  number  of 
eligible  residents  who  were  interested  in  rehousing  into  the  project.  Although 
these  surveys  did  not  by  any  means  give  a  clear  indication  of  the  total  number 
of  residents  to  be  rehoused  into  the  project,  they  did  indicate  that  a  certain 
number  of  eligible  families  had  moved  from  the  project  area  and  were  replaced 
by  a  number  of  ineligible  families. 

A  survey,  primarily  for  detailed  planning  purposes,  for  Regent  Park  South  was 
undertaken  by  the  City  Welfare  Department  prior  to  demolition.  In  addition 
to  establishing  certain  economic  and  social  characteristics  of  the  residents,  the 
survey  established  the  number  of  residents  desiring  relocation  into  the  project. 

By  contrast,  the  later  relocation  survey  for  Moss  Park  not  only  attempted  to 
determine  the  number  of  persons  and  families  displaced  and  therefore  to  be 
relocated,  but  also  tried  to  ascertain  the  relocation  needs  of  everyone  affected, 
even  those  persons  not  eligible  for  public  housing.  The  relocation  survey  and 
program  for  this  project  was  coordinated  and  conducted  by  the  same  agency, 
the  Housing  Authority  of  Toronto. 


C.  Relocation  Operation  (Implementation) 

The  actual  relocation  of  residents  was  handled  by  officials  who  were  either 
specifically  appointed  for  this  purpose  or  had  this  responsibility  defined  as 
one  of  their  functions.  In  all  three  projects,  an  effort  was  made  to  phase  dis¬ 
placement  with  demolition.  However,  because  rehousing  in  the  two  earlier 
projects  was  limited  to  the  project  area  and  ultimately  to  the  project,  it  was 
necessary  to  devise  a  construction  plan  whereby  accommodation  would  be  avail¬ 
able  in  either  existing  or  new  housing. 


)|c 

Albert  Rose,  op, cit.  ,  p.  78. 

Report  of  the  Joint  Advisory  Committee  on  Regent  Park  South,  p.  13  and 
Appendix  II. 
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For  Regent  Park  North,  the  Housing  Authority  of  Toronto  Housing  Manager 
was  responsible  for  tenant  selection.  Since  a  large  proportion  of  the  tenants 
was  to  be  comprised  of  those  eligible  families  who  resided  in  the  area,  the 
relocation  which  occurred  therefore  came  about  only  through  tenant  selection. 

Not  only  did  this  rehousing  policy  complicate  relocation,  but  priority  for 
project  occupancy  was  given  to  families  with  small  children  and  families  living 
in  accommodation  considered  to  be  unfit  for  human  habitation.  Because  of  these 
factors,  relocation  in  this  project  became  a  "juggling"  process  whereby  res¬ 
idents  who  were  eligible  for  rehousing,  but  could  not  be  accommodated  in  the 
project  at  the  time  of  demolition,  were  rehoused  in  older  houses  located  else¬ 
where  in  the  area  which  had  been  acquired  but  not  yet  demolished.  Because 
acquisition  was  phased  with  construction  and  each  stage  of  development  required 
approval  by  the  Housing  Authority  of  Toronto,  relocation  of  the  eligible  residents 
for  the  42.  5  acre  project  area  took  about  eight  and  one  half  years  to  complete. 

The  responsibility  for  relocating  the  residents  in  Regent  Park  South  was  initially 
assumed  by  officials  in  the  Housing  Branch  of  the  Provincial  Department  of 
Planning  and  Development  in  cooperation  with  the  City  Property  Department. 
Shortly  after,  the  Metropolitan  Toronto  Housing  Authority  appointed  a  reloca¬ 
tion  officer  to  be  responsible  for  the  rehousing  of  eligible  families  and  the 
rest  of  the  relocation  operation  was  completed  by  this  officer  and  one  additional 
staff  member.  Because  of  the  policy  to  rehouse  into  the  project,  problems  sim¬ 
ilar  to  those  in  Regent  Park  North  were  encountered.  Although  it  was  recom¬ 
mended  "that  the  first  stage  of  demolition  and  construction  take  place  in  the 
vacant  areas  and  areas  at  present  occupied  by  industries  ...  so  that  the  first 
units  can  be  constructed  without  dispossessing  any  appreciable  number  of 
families  ",  in  actual  fact,  the  first  building  to  be  constructed,  the  high  rise, 
was  located  on  developed  land.  The  result  was  that  eligible  families  were 
still  often  subjected  to  being  moved  into  existing  onsite  accommodation  prior 
to  project  occupancy.  For  a  project  area  of  27.  6  acres,  the  relocation  of 
eligible  residents  covered  a  period  of  about  three  years. 

For  the  Moss  Park  Project,  the  relocation  operation  was  handled  through  a 
relocation  staff  of  five  persons  (two  for  the  survey  and  three  for  the  Housing 
Registry)  and  an  office  specially  established  for  this  purpose  by  the  Housing 
Authority  of  Toronto.  Actual  relocation  of  the  residents  was  phased  with  the 
demolition  of  the  property  and  priority  for  relocation  was  based  on  the  condi¬ 
tion  of  existing  accommodation.  Unlike  the  two  previous  projects,  rehousing 
was  not  limited  to  project  occupancy  and  conditions  of  eligibility.  With  the  re¬ 
moval  of  emphasis  on  project  occupancy  and  subsequent  conditions  of  eligibility, 


* 

Albert  Rose,  op.  cit.  ,  p.  83. 

** 


Report  of  the  Joint  Advisory  Committee  on  Regent  Park  South,  p.  23. 
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extension  of  the  relocation  operation  to  include  all  those  displaced  was  facilitated. 
In  addition,  relocation  units  were  not  limited  to  public  housing  so  that  referrals 
could  be  made  to  privately  rented  accommodation  as  well  as  accommodation  for 
sale.  Such  referrals  were  made  through  the  Housing  Registry,  an  agency 
established  by  the  Housing  Authority  of  Toronto  to  register  those  persons  inter¬ 
ested  in  public  housing  accommodation,  to  record  available  private  rental  ac¬ 
commodation,  and  to  refer  persons  unable  to  qualify  for  public  housing  to  these 
facilities.  The  housing  was  inspected  for  normally  accepted  standards  of  clean¬ 
liness,  but  was  not  required  to  conform  to  any  written  requirements.  The 
relocation  operation  for  a  cleared  area  of  16.  6  acres  took  almost  three  years 
to  complete. 


D.  Relocation  Costs 

The  financing  of  relocation  programs  is  possibly  the  most  important  factor 
affecting  the  development  of  past  relocation  policies  and  programs.  Although 
the  need  for  some  form  of  relocation  has  generally  been  recognized,  there  has 
been  some  question  as  to  which  government  would  be  financially  responsible  for 
a  relocation  program  and  what  should  be  included  in  the  cost  of  such  a  program. 

Provisions  for  the  inclusion  of  relocation  costs  in  acquisition  and  clearance 
projects  have  been  made  in  the  recent  amendments  to  the  National  Housing 
Act  and  the  Province  has  also  taken  into  account  these  costs.  Recognizing  that 
for  the  earlier  projects  relocation  programs  were  technically  not  relocation 
programs  but  were  essentially  housing  programs,  it  was  probably  considered 
difficult  to  establish  a  procedure  for  equitable  distribution  of  relocation  costs 
among  those  moving  into  the  project  and  those  relocating  elsewhere. 

The  administrative  costs  of  maintaining  an  office  for  the  relocation  operation 
were  assumed  by  the  government  or  governments  responsible  for  the  project, 
but  the  actual  moving  costs  involved  in  relocating  were  generally  left  to  be 
assumed  by  the  persons  or  families  displaced.  Moving  costs  were  paid  only 
in  cases  where  families  were  temporarily  moved  within  the  area.  The  pre¬ 
vailing  concern  for  all  three  projects  was  over  the  possibility  of  being  flooded 
with  requests  for  the  payment  of  moving  costs. 

The  administrative  costs  for  rehousing  the  residents  in  the  Regent  Park  North 
area  was  paid  by  the  Housing  Authority  of  Toronto  and  the  City.  The  Authority 
assumed  the  moving  expenses  only  for  those  eligible  families  who  were  tempor¬ 
arily  relocated  in  the  area  before  occupancy  in  the  new  project.  Moving  expenses 
for  families  relocated  directly  into  the  project  were  not  paid  by  the  Authority. 
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For  Regent  Park  South,  the  administrative  costs  for  relocation  were  assumed  by 
the  Federal-Provincial  Partnership.  Moving  expenses  were  paid  for  families, 
both  eligible  and  not  eligible  for  rehousing  in  the  project,  if  the  move  was  tem¬ 
porary,  within  the  area,  and  necessitated  by  the  demolition  of  their  accommodation. 

All  relocation  costs  in  Moss  Park  were  distributed  according  to  the  financial 
arrangements  under  Section  23  of  the  National  Housing  Act.  These  included 
not  only  the  administrative  costs  of  maintaining  a  relocation  office,  but  also  the 
moving  expenses  of  persons  displaced.  However,  it  was  understood  that  the 
payment  of  moving  expenses  was  conditional  upon  need  and  was  to  be  made  at 
the  discretion  of  the  officials  of  the  Housing  Authority.  In  addition,  the  Co- 
Ordinating  Committee  had  passed  a  resolution  concerning  tenant  occupied  fam¬ 
ilies  stating  . .  that  no  commitment  regarding  the  payment  of  moving  costs 
should  be  disclosed  at  the  present  time".  In  spite  of  the  provision  for  payment 
of  moving  expenses  and  possibly  because  of  the  policies  concerning  their  pay¬ 
ment,  moving  expenses  were  in  fact  not  paid. 


E.  Follow-Up 

The  success  of  a  relocation  operation  can  be  partly  determined  by  comparing  the 
total  number  of  persons  and  families  displaced  by  acquisition  and  clearance  with 
the  number  of  persons  and  families  assisted  in  relocating.  This  information  is 
generally  provided  in  a  relocation  report  assessing  how  the  people  displaced 
were  relocated,  where  they  were  relocated  and  who  relocated  them.  Relocation 
reports  as  such  for  the  three  projects  have  been  non-existent  in  the  case  of 
Regent  Park  North,  inadequate  in  the  case  of  Regent  Park  South  and  incomplete 
in  analysis  in  the  case  of  Moss  Park.  This  criticism  is  by  no  means  directed 
to  the  agencies  and  officials  responsible  who,  in  many  instances,  would  have 
encouraged  the  initiation  of  such  a  report.  However,  the  situation  does  reflect 
to  some  extent  the  incomplete  nature  of  these  relocation  programs. 


As  mentioned  earlier,  the  difficulty  in  realistically  assessing  the  success  of 
the  three  relocation  programs  undertaken  in  Toronto  is  that,  in  the  first  two 
projects ,  the  objective  was  to  rehouse  in  the  project  rather  than  to  rehouse 
anyone  displaced.  Rehousing  was  therefore  limited  to  families  meeting  certain 
conditions  of  eligibility.  Because  no  records  were  compiled  for  the  relocation 
operation  in  Regent  Park  North,  estimates  and  data  from  other  survey  sources 
have  been  utilized  in  an  attempt  to  determine  the  number  of  families  relocated. 
Out  of  a  total  of  822  families  registered  on  the  assessment  rolls  prior  to  clear¬ 
ance,  it  is  estimated  that  about  625,  or  76%,  were  rehoused  in  the  project.  * 


Moss  Park  Co-Ordinating  Committee  Minutes,  February  8,  1960. 

Information  from  G.  K.  Frizelle,  Housing  Authority  Manager,  January  15,  1965. 
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Although  this  estimate  may  be  considered  exceptionally  high,  it  was  the  only 
indication  available  of  the  number  of  families  relocated.  Several  factors 
which  may  affect  this  estimate  should  be  taken  into  consideration.  Assessment 
rolls  by  no  means  provide  an  accurate  accounting  of  the  total  number  of  residents 
in  an  area,  particularly  in  blighted  areas  where  a  high  proportion  of  transient 
population  is  accommodated  and  over-crowded  conditions  exist.  Supporting  a 
high  relocation  ratio  is  the  acute  housing  shortage  prevalent  at  that  time.  This 
situation  gave  displaced  families  very  little  choice  but  to  accept  the  public 
housing  accommodation  which  was  offered  to  them  and  was  far  superior  than 
any  private  accommodation  which  was  available. 

For  the  Regent  Park  South  project,  about  148  families  out  of  a  total  of  638 
"priority M  families  were  relocated  in  the  project.  Although  the  proportion 
rehoused,  23%,  was  considerably  lower  than  that  estimated  for  Regent  Park 
North,  this  was  based  on  information  recorded  from  actual  surveys.  It  should 
also  be  pointed  out  that  the  relocation  results  are  slightly  high  when  compared 
with  relocation  programs  in  the  United  States. 

A  total  of  335  persons  and  families  were  dislocated  by  the  Moss  Park  project. 
Taking  into  consideration  that  the  relocation  operation  was  extended  to  include 
persons  as  well  as  families  and  that  the  alternative  accommodation  offered  was 
not  limited  to  public  housing,  the  number  of  persons  and  families  relocated  was 
158,  or  about  47%  of  the  total.  This  is  double  the  proportion  relocated  in 
Regent  Park  South.  However,  if  the  results  are  considered  only  in  terms  of 
the  number  of  persons  and  families  relocated  in  publicly-owned  housing,  as  in 
the  case  of  the  two  previous  relocation  operations,  the  proportion  relocated  is 
reduced  to  4.  3%  of  the  total  number  displaced.  The  small  proportion  of  families 
relocated  in  publicly-owned  housing  may  be  indicative  of  a  shortage  of  public 
housing  .  However,  it  should  not  be  interpreted  necessarily  as  a  reflection  on 
relocation,  since  such  programs  should  not  be  evaluated  only  in  terms  of  the 
number  accommodated  in  public  housing. 

In  terms  of  establishing  where,  other  than  in  the  project,  the  displaced  persons 
and  families  relocated,  several  difficulties  arise.  For  Regent  Park  North,  no 
records  were  kept  to  determine  where  these  people,  even  those  eligible  for  re¬ 
housing  in  the  project,  relocated. 

For  Regent  Park  South,  a  limited  survey  of  those  who  did  not  remain  on  the  site 
was  undertaken  in  1957.  The  survey  covered  26%  of  the  families  who  moved  away. 
Of  the  families  interviewed,  56%  relocated  within  two  miles  of  the  project,  38% 
within  2  to  6  miles  of  the  project  and  6%  within  areas  over  six  miles  from  the 
project.  The  municipality  in  which  these  people  relocated  was  not  reported. 


* 


Metropolitan  Toronto  Housing  Authority,  South  Regent  Park,  A  Study, 
January,  1962,  p.  10. 
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Although  the  Final  Relocation  Report  on  Moss  Park  provides  fairly  detailed 
data,  the  relocation  pattern  was  not  summarized  according  to  distance  from  the 
project.  An  analysis  of  this  data  by  the  Research  Department  of  the  Social 
Planning  Council  indicates  a  similarity  with  the  Regent  Park  South  pattern 
insofar  that  a  high  proportion  of  persons  relocated  in  the  surrounding  area: 

38%  of  those  displaced  relocated  in  the  area  bounded  by  Yonge  Street,  Bloor 
Street,  the  Don  River,  and  the  lakefront.  Even  the  broad  summary  provided 
in  the  Final  Relocation  Report  shows  that  many  persons  and  families  (71%)  re¬ 
located  in  the  area  south  of  Bloor  Street,  significantly,  the  area  most  vulnerable 
to  blight. 


F.  Recent  Trends  and  Developments 

The  Alexandra  Park  project,  presently  in  progress,  will  be  the  first  project  in 
Metropolitan  Toronto  attempting  to  utilize  the  comprehensive  urban  renewal 
approach  permitted  under  the  recent  amendments  to  the  National  Housing  Act. 

It  is,  therefore,  a  pilot  project  reflecting  and  testing  many  of  the  evolutionary 
developments  which  have  taken  place  in  urban  renewal. 

Like  the  other  projects,  the  authorization,  terms  of  reference  and  policies 
concerning  Alexandra  Park  are  ultimately  determined  by  the  governments  par¬ 
ticipating  in  the  project.  The  committee  responsible  for  elaborating  upon  the 
basic  policies  eatablished  by  the  various  agreements  between  the  governments 
is  called  the  Co-Ordinating  Committee  and  comprises  officials  from  the  Fed¬ 
eral,  Provincial,  Metro  and  City  governments.  Policies  concerning  relocation 
established  by  the  agreements  stated  that  a  relocation  program  would  be  under¬ 
taken,  that  the  cost  of  the  program  would  be  part  of  the  cost  of  acquisition  and 
clearance  and  shared  accordingly,  and  that  relocation  services  would  be  avail¬ 
able  to  all  persons  displaced  by  the  project.  The  policies  which  have  been 
detailed  by  the  Co-Ordinating  Committee  include  the  establishment  of  a  site 
office,  employment  of  staff,  the  scheduling  of  relocation  surveys  and  the 
payment  of  moving  expenses. 

The  Alexandra  Park  site  office  began  operations  late  in  1964.  The  actual 
number  of  staff  involved  in  the  relocation  program  will  vary  according  to  need, 
but  it  is  expected  to  approximate  two  full  time  and  two  part  time  employees. 
Relocation  surveys  will  be  initiated  with  the  registration  of  the  expropriation 
by-law  so  that  the  interval  between  the  survey  and  the  time  of  dislocation  will 
be  reduced  considerably. 

Moving  expenses  will  be  paid  at  the  rate  of  $15.  00  per  room  for  all  residential 
owners  and  tenants  living  in  the  area  to  be  expropriated  at  the  time  of  the  registra- 
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tion  of  the  expropriation  by-law.  Although  certain  relocation  assistance  will  be 
extended  to  persons  who  move  into  the  area  after  the  date  of  registration  of  the 
expropriation  plan,  moving  expenses  will  not  be  paid  for  these  persons. 

Moving  expenses  for  non-residential  uses  are  to  be  included  as  part  of  the  cost 
of  compensation  for  business  dislocation  in  expropriation.  Alternative  accom¬ 
modation  is  to  be  offered  to  both  residential  and  non-residential  users.  Reloca¬ 
tion  properties  will  be  obtained  through  the  cooperation  of  other  agencies  such 
as  those  responsible  for  public  housing  and  through  private  organizations  such 
as  the  Toronto  Real  Estate  Board. 
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IV.  OTHER  RELOCATION  PROBLEMS 


In  addition  to  the  past  and  present  inadequacies  of  the  legislative  requirements 
concerning  relocation  programs,  there  are  other  problems  which  have  a  bearing 
on  either  the  scope  or  the  limitations  of  a  relocation  program.  The  problems 
are  basically  a  result  of  an  attempt  to  include  under  existing  laws  and  established 
procedures  of  administration  additional  and  new  functions  which  are  increasingly 
recognized  as  being  a  public  responsibility.  It  is,  therefore,  necessary  to 
establish  clearly  whether  existing  provisions  are  adequate  in  relation  to  the 
objectives  assumed  by  relocation. 


A.  Relocation  Payments 

One  of  the  inherent  problems  in  relocation  is  the  need  to  differentiate  between 
relocation  payments  and  compensation  for  the  expropriation  of  property.  Ex¬ 
propriation  procedures  under  The  Expropriation  Procedures  Act,  1962-63, 
require  that  the  expropriating  authority  make  "due  compensation"  to  the  "owner" 
of  the  land.  Although  "owner"  is  broadly  defined  and  includes  both  tenants  and 
occupants,  it  is  necessary  for  the  "owner"  to  have  a  clearly  established  estate 
or  interest  in  the  property  so  that  the  extent  of  compensation  can,  in  part,  be 
based  on  this  estate  or  interest.  Because  compensation  is  made  only  to  "owners" 
who  have  a  clearly  established  estate  or  interest  in  the  property,  it  is  not, 
therefore,  made  to  all  persons,  families,  and  businesses  requiring  to  relocate. 
This  is  particularly  so  in  cases  of  short  tenancies.  Not  only  is  compensation 
limited  to  those  persons  and  businesses  who  have  an  established  estate  in  the 
property,  but  it  does  not,  because  it  is  based  relative  to  the  estate  in  the 
property,  equitably  cover  the  relocation  costs  which  are  borne  by  every  individual, 
family,  and  business  affected  by  displacement. 

Ideally,  relocation  payments  have  been  defined  as  payments  made  to  all  in¬ 
dividuals,  families,  and  businesses  for  legitimate  moving  expenses  and  for 
any  actual  losses  of  personal  property  directly  resulting  from  their  displace¬ 
ment  from  an  urban  renewal  area.  Such  relocation  payments  should  be  made 
to  all  site  occupants,  regardless  of  the  estate  they  may  have  in  the  property, 
in  such  a  manner  as  would  permit  that  they  be  equitably  allocated. 

Another  aspect  of  this  problem  is  that  under  the  present  legislation  and  procedures 
it  is  difficult  in  most  cases  to  distinguish  clearly  between  compensation  for  real 
property  or  any  interest  therein,  and  payments  for  other  reasons.  The  expropri¬ 
ation  act  permits  payment  for  "value  of  land  to  the  owner"  and,  depending  upon 
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the  type  of  property,  i.e.  ,  residential  or  non-residential,  or  type  of  tenancy, 
i.  e.  ,  short-term  or  long-term,  payments  under  this  may  or  may  not  include 
costs  for  moving. 

Under  present  procedures,  this  additional  compensation  is  registered  as  part 
of  the  total  value  of  residential  property.  For  business  properties  however, 
only  the  market  value  is  registered  although  additional  compensation  is  paid. 
Although  the  effect  of  including  'Value  to  the  owner"  in  determining  compensa¬ 
tion  for  residential  properties  is  not  significant  now,  with  the  accelerated 
activity  underway  it  is  believed  that  the  long-range  effect  will  be  to  contribute 
to  increasing  the  costs  of  expropriation. 

Having  recognized  the  inequities  of  compensation  as  it  relates  to  relocation, 
there  is  strong  evidence  for  establishing  and  providing  relocation  payments 
as  a  clearly  identifiable  and  accountable  element  under  relocation,  separate 
and  apart  from  compensation. 


B.  Relationship  to  Other  Programs 

It  has  become  apparent  that  relocation  programs  should  not  be  limited  to 
acquisition  and  clearance  projects  within  urban  renewal  areas.  Displacement 
of  persons  and  businesses  by  urban  renewal  action  may  be  a  result  of  activities 
other  than  acquisition  and  clearance  and  a  relocation  program  should  be  adopted 
and  just  as  operative  in  activities  such  as  code  enforcement  and  rehabilitation, 
within  such  areas.  The  fact  that  code  enforcement  is  a  municipal -wide  activity 
not  restricted  to  urban  renewal  areas  is  an  additional  factor  favoring  a  clearly- 
defined  relocation  operation  able  to  assist  with  all  public  displacement. 

Also,  the  recognition,  early  in  1965,  of  a  degree  of  public  responsibility  for  the 
relocation  of  families  from  a  large  private  redevelopment  area  raises  serious 
questions  as  to  whether  firm  policies  should  be  formulated  to  handle  such  cases. 

It  may  be  that  this  private  operation  may  be  considered  unique  because  of  its 
scale.  Nevertheless,  a  precedent  has  been  established  which  may  arise  again 
in  similar  projects  of  smaller  scope.  In  the  event  that  this  does  occur  and  again 
public  assistance  is  determined  necessary,  an  agency  should  be  geared  to  handle 
the  problem  with  definite  guidelines  as  to  allocation  of  costs. 

In  addition  to  urban  renewal  and  code  enforcement  activities,  there  are  other  pro¬ 
grams  which  cause  involuntary  displacement.  Expropriation  of  developed  property 
for  any  uses,  i.e.  ,  subways,  expressways,  schools,  etc.  ,  by  any  governmental 
body  will  precipitate  displacement.  It  would  appear  reasonable  that  a  relocation 
program  should  be  adopted  in  conjunction  with  any  acquisition  or  expropriation, 
whether  it  is  for  urban  renewal  or  any  other  public  or  quasi-public  purpose. 


*  >  ?  > 


.  y 


i 


i 


-•  l ;  •>.;  r  i*  ••  •  ' .  1  .  ; 

; 

i  »•> 0 ; ■ 

• If  v  ,  ■: :  • 


• :  *  ■  •  *  •  i'.\  -robi/U 
v  -  ■  •'  :  .i.j  It? 
‘  ■  '  / !  r!< : 

£  I  j  l  A 

)!■  ■.  ! 

>y  ■  (  />•  !■  : 

if!  I  •.  i  . 


V  r/j  .  •  :  '  V'fj 
VjCi  if-:'  fOci 


i  I ! ' 


iii 


i:i  . 

i  ;  :  f.  r 


•): 


)<• 


•->  ?  .  if  :ii  ! 


sn- 


,  t  •  1 1 

ijvf'l 
.  .  '  '<  i  :  >  : 

i !  ' 
i'ii  i.;:f 
?:i  J>>$H  ':■< 
•  i’br:  iff 


■  .  * j  •  i  . 

:  ■  :  r  ;  ' 

■  i  *  i  ■ 


■  ■  .  ,  i  .  - 

••  '  1 

■  *  -  i 

:  1  ‘  i !  •  ‘  i  i,|  rjn 

I'.  '  •'  ‘  •  ■ 

. '  •  ■  V 

,  •  •  r 

!  •  ' : •  ■' !':  "■ 

•i-. ■■■■(: :  ill]  j.  ...  ; 

.  :  > , ;  i  ,  . 

. 

i  j  . 

■  *  1  ;  *  ?  !  ; 

I  i :  1  ;  .0  ; i  f;  i J  ■  .  ■  ••!  i; , 

ii'.  .  ■  ;  j  ■ 

■  '  J 

.  j  •  . 

•  •  ''J  •  •  j  i.  i -  •.! ; 

"T* 

1  '  i  * ' 

•  ‘  <  S  t  :  • .  • ;  i  j  i  'A? 

r.  :.?/:•  ; 

*  ;  *  f .  i  :  * 

:  •  ■  ''  •  •  ;  >  •  if  'Vi  .  ]■  '[ 

; o • '  i :  •  *  ;! 

*>:  :  J *  :  ! 

‘  1  ■  •  i  ;ij 

‘  i  ef,nh  : 

•i‘ ■! 

•  l 

{  :  \ ,  :  ■  \ 

:  ;  i.. .  ■  -*  ( ! 

■  : 1  '  v,  •  ;  ; : 

'  '  ■  fit  ji  :! 

;  j  ,  ,  ‘ 

i  ■  i  .  • 

,  j  ■  *  ■  i  (  i  •  ■  |  •  .  |  •  ;  -  .  i  i  •  •  ' 

J 

1  1  1  *’  *•  .>  1  t.i '  Vi  L; 

•I!..-  ?  :  1 

■ : .  •  >.'•  ■  j 

•  \f  «  1  •  ;  • 

■  i  •  rrc-t  fQOi-n 

* 

1  *  '  i r : / \ 

i  '  ;  > '  1 '  i  • . ' ' .  •  i 

.» :  ’  ’  •  '  i .  • «  f 1 

: ' '  ■  i  1  i  1  '!  i  V j :  ' 

•?  i;  ;id 

‘  *  * !  •  i  i  i  ' 

•  rn-;L  r.)  /•' 

.  ■'  !  Z:  . 

•  ••  -  ;  I 

T!  .j  ■,  ■ 

r  :  • .  •'»; .  j  .  >'i  |  j. 

■  ■ '  •  1'  ?"•''!•  1 '  j  ^ :  ( t  .  i  f  l ; 

':!n* 

•  «  :  i  . 

‘*r  ■  >i\  1  • 

f.  1  ■  j  ■  ?  - :  far  f :  •?  i  * ;  jJ/j 

■  *  :  •  *.  r  r.  ; 

"  *  i 

• .  .  .  1  i  • . 

...1  l  ■- 1  ; : 

•'  •  ■  ’  1  ;  •  '  -  :  V I  V  i  ( •,  !  .  ■.•!)■ 

•  ■  1 1...  h  1  it. |  ,-ti : 

■i  •  •  i  : 

fi  -:  -  . 

I"  t  '  '  1  :  .  j  ;  j- 

;  )■'  •'i'ii  i  f-i  ■;  jibr.r  rtf 

1  /  *!i  ;  I*  ;  : 

! 

:  f  •  ■  • 

,"!i:  1 1 : 

;  i  .1  >  j  i  I V.  jefi 

'  /  c «! 

‘  •  . 

•  ■  (■  •  .  'Vf 

■  .  .  i  .  >8fJ  .;;■.  i»  •] 

•1  . 

! 

J  *  • 

.  1  i  f  --,  f  j'  ■  t ;  i 

••  |i. m- ?'?. .  {  i I ( ' •  'Ih 

lljl.  . 

•*  i  -j  n ;  :  »«•>  r  ■ :  H 

;  >i  !;■  ifi:-'  r-' f  ? ■  •  •  •>.  •  ■  ; 

•  '"1  •  { 

• 

:  .  : 

>n  !  i  •  ■■:■• 

'  •  ■ '  ■ i  It  ’ i  •  ■  H 

-  22  - 


V.  COMMENTS  AND  RECOMMENDATIONS 


The  preceding  review  of  relocation  experience  in  Metropolitan  Toronto  indicates 
the  progress  from  the  first  relocation  attempt  in  Regent  Park  North  to  the  present 
relocation  program  evolving  in  Alexandra  Park.  Although  this  level  of  development 
may  be  considered  substantial  in  terms  of  the  actual  number  of  programs  under¬ 
taken,  there  are,  because  of  the  broadening  concept  of  relocation,  a  number  of 
areas  still  in  need  of  improvement. 

In  the  absence  of  clearly  formulated  principles  and  policies  which  can  be  readily 
operative  and  consistently  administered,  fundamental  difficulties  arise  in  the 
undertaking  of  any  aspect  of  an  urban  renewal  project.  The  general  practice  in 
urban  renewal  here  in  Canada  has  been  to  establish  the  broad  requirements  in 
the  legislation,  work  into  the  agreements  more  specific  requirements,  and 
through  the  committee  process  develop  the  required  detailed  policies  relevant 
to  the  project.  This  practice  may  possibly  be  due  to  the  limited  Canadian 
experience  in  this  field  and  the  recognition  for  flexibility  to  provide  for  changes 
and  to  accommodate  specific  needs.  However  valid  these  general  reasons  may 
be,  they  do  not  justify  the  lack  of  more  specific  principles  and  policies  in  an 
undertaking  requiring  so  much  encouragement  and  subject  to  a  certain  amount 
of  disagreement. 

In  terms  of  the  relocation  operation,  the  lack  of  clearly  agreed  upon  and  established 
principles  and  policies  has  resulted  in  an  over-dependency  on  the  use  of  committees 
to  establish  principles  and  to  formulate,  during  project  development,  ad  hoc  policies. 
It  is  therefore  recommended  to  adopt  a  principle  specific  enough  to  provide  the 

operational  framework  necessary  in  an  effective  relocation  program.  The  principle 
suggested  is: 

Relocation  is  an  integral  part  of  urban  renewal  and  is  viewed  not  only 
as  an  attempt  to  remove  people  and  uses  from  a  site  subject  to  urban 
renewal  activities,  but  as  an  opportunity  to  adequately  accommodate, 
at  improved  standards,  people  and  uses.  Because  of  this,  a  relocation 
program  will  be  established  in  conjunction  with  urban  renewal  projects 
causing  any  displacement  of  persons  or  uses. 

The  present  installment  approach  to  policy  formulation  reflects  both  the  absence 
of  a  consistent  policy  or  no  policy  and  the  unwillingness  to  undertake  a  compre¬ 
hensive  and  responsible  relocation  program.  Although  the  establishment  of  a 
policy  may  implicitly  involve  a  financial  commitment,  there  is  sufficient  evidence 
to  indicate  that  all  participating  governments  recognize  the  importance  of  relocation 
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and  will  thus  include  the  cost  of  a  comprehensive  program  as  part  of  the  project 
costs.  It  is  therefore  recommended  to  clearly  establish  a  policy  covering  the 

requirements  of  a  relocation  program.  The  requirements  suggested  for  a  re¬ 
location  program  should  include  but  not  be  limited  to: 

i)  the  organization  responsible  for  the  relocation  program; 

ii)  the  standards  to  be  adopted  in  relocation; 

iii)  the  methods  to  be  used  in  obtaining  relocation  accommodation; 

iv)  the  relocation  services  to  be  provided; 

v)  the  policy  on  the  limitations  and  extent  of  relocation  responsibilities; 

vi)  the  relocation  payments  which  will  be  made; 

vii)  the  provision  for  any  additional  specific  or  special  relocation  re¬ 
quirements. 

Relocation  programs  have  tended  to  be  dependent  upon  recommendations  established 
by  committees  which  are  reconstituted  for  every  project.  As  a  result,  relocation 
programs  have  been  subject  to  divided  authority  and  the  resultant  inconsistencies 
and  inequities.  In  view  of  the  anticipated  increase  in  relocation  programs  pre¬ 
cipitated  by  an  acceleration  of  urban  renewal  activities ,  as  well  as  by  a  broaden¬ 
ing  of  the  scope  of  relocation  responsibilities,  these  inconsistencies  should  be 
overcome.  It  is  therefore  recommended  that  for  Metropolitan  Toronto  a  single 
permanent  relocation  agency  be  established.  This  relocation  agency  should 
operate  within  the  principles  suggested  in  this  report  and  should  be  responsible 
for  recommending  relocation  programs  applicable  for  each  urban  renewal  pro¬ 
ject  in  terms  of  the  general  requirements. 

It  is  suggested  that  the  proposed  relocation  agency  for  Metropolitan  Toronto  be 
delegated  with  the  authority  and  the  obligation  to  automatically  undertake  a 
relocation  program  for  any  publicly  initiated  project  resulting  in  displacement. 
Specific  program  functions  of  this  agency  will  be: 

i)  The  preparation  of  the  relocation  plan.  This  will  be  the  initial  contact 
the  agency  will  have  with  the  project.  The  relocation  plan  is  to  be 
submitted  as  part  of  the  urban  renewal  scheme  and  is  intended  to 
determine  broadly  relocation  requirements  and  resources. 
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ii)  The  undertaking  of  the  relocation  survey  and  operation.  The  relocation 
survey  will  be  undertaken  just  prior  to  acquisition  or  clearance  and  is 
intended  to  establish  specific  relocation  needs.  The  actual  relocation 
operation  entails  any  activity  related  with  the  moving  of  persons  and 
uses  into  relocation  accommodation. 

iii)  The  follow-up  on  the  relocation  program.  This  will  be  in  the  form  of 
a  report  on  the  actual  program  and  will  primarily  be  an  evaluation  of 
the  program. 

In  addition  to  these  specific  functions  related  to  the  actual  program,  the  re¬ 
location  agency  should  assume  responsibilities  now  undertaken  by  the  Housing 
Registry  and  undertake  the  continuous  compiling  of  referral  information  on 
available  accommodation  and  of  working  with  specific  agencies  for  aiding  all 
types  of  occupants  and  uses  as  well  as  the  inspecting  of  relocation  accommodation 
to  ensure  that  they  do  not  contravene  any  municipal  by-law. 

The  relocation  agency  should  be  staffed  with  experienced  personnel  qualified 
to  handle  all  problems  related  to  relocation.  The  following  organization  is 
suggested.  A  director  of  relocation  should  be  appointed  to  head  the  agency. 

The  director  will  be  responsible  to  the  executive  in  charge  of  urban  renewal 
operations  if  such  is  established.  Otherwise  the  director  should  be  responsible 
to  the  Metropolitan  Council  or  some  other  agency  designated  by  the  Council  to 
implement  urban  renewal  activities. 

The  agency  will  then  be  divided  into  three  separate  sections  according  to  the 
following  major  functions  of  the  agency: 

i)  Client  Contact:  -  responsible  for  providing  information  and 
conducting  interviews.  To  be  staffed  with  both  social  workers 
and  persons  experienced  in  business  or  real  estate  to  handle 
non-residential  contacts. 

ii)  Housing  Registry  and  Inspections:  -  responsible  for  compiling 
referral  information  and  inspections.  To  be  staffed  primarily 
with  specially-trained  housing  inspectors,  supplemented  by 
necessary  clerical  personnel. 

iii)  Property  Management:  -  responsible  for  the  operating  and  leasing 
of  properties  prior  to  demolition.  This  management  function  will 
cover  all  expropriated  or  publicly-acquired  properties,  not  just 
those  resulting  from  urban  renewal,  and  is  intended  to  maximize 
income.  To  be  staffed  with  administrative  personnel  experienced 
in  real  estate  management  as  well  as  maintenance  personnel. 
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Each  of  these  sections  will  be  headed  by  a  supervisor  responsible  to  the  director. 

The  relocation  agency  should  be  financed  publicly  on  a  cost-sharing  basis  by 
those  public  and  quasi-public  bodies  who,  by  either  acquisition,  expropriation 
or  enforcement  of  by-lays,  precipitate  displacement.  In  the  event  that  a  policy 
decision  is  made  to  continue  the  assumption  of  public  responsibility  for  displace¬ 
ment  from  private  redevelopment  projects ,  the  costs  of  such  activities  should  be 
charged  to  the  private  developer. 
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